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COMMERCIAL AREA DEVELOPMENT PLAN
- /bj/ for the
W 9y W 35" Street Corridor

I. OVERVIEW

Location: Thirty-fifth Street is located in the Park Place Neighborhood of Notfolk, about 2 miles
north of downtown, Granby Street on the east, and Hampton Boulevard to the west, are prime
arteries extending across the Lafayette River. They connect the Naval Base, International Terminal
and suburbs to the north, with Downtown and other cites to the south, Colley Avenue is a lesser
north-south artery, which feeds onto Hampton Boulevard. Thirty-fifth Street runs east to west, and
is one of many “numbered” streets which link these two major city arteries. The Virginia
Zoological Park is just cast on Granby Street, serving as a potential anchor for the area. Old
Dominion University is to the west on Hampton Boulevard, not far to the north. There is a
concentration of commercial uses on 35" Street, interspersed with residential uses, between Granby
Street and Colley Avenue.

Park Place Neighborhood: Residential development of Park Place began near the end of the
nineteenth century as part of the general expansion of urban growth in Norfolk along irolley car
routes. By 1930, much of the physical development of the area was complete, featuring single
family homes. Conversion of homes to apartments began during World War 1I and -continued
through to the 1960°s. Outmigtation of families to more suburban areas also increased during the
1960’s.

The makeup of the community was detailed in a document, “Amendment No. 4 to the Conservation
Plan for the Park Place Neighborhood Conservation Project,” prepared by NRHA in 1994. Today’s
resident population is predominantly African American, with low levels of income and education
and high unemployment as compared to other areas of the city. The stability of Park Place has been
shaken by extreme turnover in population and current social conditions. Social and economic
changes have accelerated trends toward deterioration.

Stabilization Efforts: A variety of efforts to help stabilize the Park Place residential community
have been made over the years. These have included Federally Assisted Code Enforcement, Model
Cities, and HOME. Numerous public improvements have included the Park Place Multi-Service
Center and Monroe Elementary School. Code enforcement and occupancy permit programs have
been in effect to stem decline in the area for over 20 yeats.

Through the Park Place Conservation Project, NRHA has focused resources on the area just south
of the 35 Street commercial area. Rehabilitation of houses through favorable loans or through
acquisition and subsequent resale is underway. Concentrations of structures deteriorated to a point
where rehabilitation is no longer feasible are being acquired for clearance and reuse of the land. A
mid-rise apartment complex for the elderly, an early childhood development center, a gateway
landscaped road median, and a parking lot to serve the commercial area are moving forward.
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The conservation project plan noted a problem caused by a *lack of clear -boundaries between
residential and non-residential uses.” Since the focus of the plan was directed primarily to the
deteriorated areas south of 35" Street, no further resolution to the boundary issue as it relates to the
35" Street commercial area was reached in the course of the conservation project analysis. The
purpose of this analysis is to focus on a residential-commercial boundary solution.

Traffic Patterns: Traffic counts in the neighborhood are shown below, as of the most recent
surveys made in 1994,

>N
40,782 Hampton Blvd
15,653 : Colley Av 14,304
26" 27" 35 38th
St St St 5t
5,628, 5,356 5,201 8,493
3 ) W 1
8,397 7,132 Lleweliyn Av 8,632
24,726 Granby St 35,630

The principal traffic movements ate north and south, far exceeding traffic on the east-west streets.
Because of intervening coastal features, there is little east-to-west cross traffic north of 38" Strect.
A tiver crossing from the east aligns with 26™ and 27" Streets, which are one-way in opposite
directions. Of the east-west streets measured, 35" Street carries less traffic than the others, but the
differential is far less than the differential with the north-south streets. The planned creation of a
new zoo entrance at Granby Street aligning with 35" Street is expected to provide some benefit.

II. AREA LAND USE
Survey of Area: In the appendix of this report is a parcel-by-parcel Survey of Land, Buildings, and
Uses on 35™ Street between Granby Street and Colley Avenue. The data is based on city tax records

and field observations, and forms a basis for discussions that follow.

The map on the following page shows general uses of parcels on 35™ Street from Granby Street to
Colley Avenue. The existing zoning is ovetlaid on the map.
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Commercial Areas: There are several small commercial concentrations oriented to retail trade and
personal services in the Park Place area. They are within a few blocks of each other, but separated
by residential elements. In recent years these commercial arcas have been characterized by a high
rate of business turnovers and failures.

One cluster fronts on the major Granby Street artery, in the 100 block of 35™ Street. A Rite Aid
pharmacy is the most recent construction, built in 1989, but the store closed several months ago. A
Dollar General store in a rehabilitated 1926 building is the remaining anchor at the east end of 35"
Street.

Another commercial cluster is along Colley Avenue, a moderately heavily traveled street. Colonial
Hardware is a substantial presence on the corner of Colley Avenue in the 700 block of 35™ Street,

The 35" Street Commercial Core: The commercial area herein referred to as the “core” is focused
on the 500 and 600 blocks of 35" Street from Colonial Avenue to Gosnold Avenue. The buildings
were constructed between 1917 and 1960. The older buildings are built along the street frontage
line, without parking. Two buildings constructed about 1960 are occupied by the Colonial Pawn
Shop and the Jordan Virginia Store. These two buildings are set back and have areas for parking
more in keeping with typical suburban design standards.

Although the two core blocks arc zoned C-2 commercial, there is a group of residential structures
on the south side of the 600 block. This includes several older single family homes, and a small
apartment building built in 1985. The apartment building is located directly adjacent to the
commercial structures, set back from the street with residents’ parking in front. It is particularly
disruptive to the commercial pattern of the block.

West of the Core: The 700 block has a mix of uses. The Colley Avenue commercial strip is at the
western end of the block. The remainder of the block is primarily residential, but includes vacant
lots; several deteriorated, boarded up single family houses; and interspersed commercial properties.
This area of the block, herein referred to as the “Transition Area,” is in a particularly deteriorated
condition, due in part to the mixed use pattern and uncertainty regarding its future.

East of the Core : Moving eastward from the 35™ Street commercial core blocks, the west end of
the 400 block is an extension of the core. The east end of the block is zoned and used for
residential. The 200 and 300 blocks also are solidly residential.

III. MARKET STUDY AND COMMERCIAL DEMAND

A market analysis of commercial opportunities on 35" Street and other nearby areas was prepared
by Basile Baumann Prost & Associates in August 1996. Demographics of the area were studied in
detail. The population of the 35" Street market area declined faster than the overall declining
population of Norfolk, while the metropolitan area population increased.



POPULATION

Date Metropolitan Area Norfolk City 35™ St. Trade Area
1980 1,368,375 266,979 17,386 -

1990 1,621,790 +18.5% 261,229 -2.2% 15,892 -8.6%
1995 1,732,947 +6.9% 239,184 -8.4% 14,183  -10.8%
2000 proj. 1,846,162  +6.5% 220,167 -8.0% - 12,555 -11.5%

The per capita income of the trade area has remained substantially below the city and metropolitan
area, but has been increasing at a somewhat higher rate.

PER CAPITA INCOME

Date Metropolitan Area Norfolk City 35% 8t, Trade Aren
1989 $13,166 511,643 $9,246

1995 $16,384 +24.4% $15,183 +30.4% $12,227  +322%

The study cites higher unemployment and fower educational attainments for the trade area as
compared to the city and metropolitan area. This is noted as a concern in terms of the area’s ability
to support expanded retail space. The area has a low percentage of the well-employed and well-
educated minority population that creates a large portion of the demand for ethnic-focused retail in
areas like Washington DC.

Given the demographics, the consultants analyze retail sales and expenditures in the market area.
The study concludes that the area is “well-stored.” In the market area, sales of area establishments
are $13 million greater than the expenditures of resident households. This condition is called
“inflow.” There is not a large quantity of local expenditures available to support additional retail
space. In comparing particular types of commercial ventures present in the area to local needs, the
study does identify a potential niche within the market for 2 to 3 small apparel stores.

In looking to a regional market, the study identifies the potential for an “Afiica Town” concept for
additional sources of retail demand. By drawing from the African-American market regionally, the
study projects sufficient support for a total of 33,000 square feet of additional space (including the
local demand previously noted). The absorption of that amount of space would be expected to be
accomplished over a number of years. The potential for success of space exceeding that amount is
regarded as unlikely.

Implementation of the “Africa Town” Concept: Several initiatives in support of the “Afiica
Town” concept have been launched.

A new landscaping plan, with sidewalks, street trees, and lighting fixtures, was developed with the
help of the business association. Construction and planting recently was completed. Several trees
did not survive, and will be replaced during the fall planting season.

A facade improvement progtam provides matching grants up to $15,000 to property owners or
tenants within the district for exterior improvements to their building or site. One application has
been approved, and the owner is at work on improvements. Other applications are pending.
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In conjunction with the Park Place Conservation Project, NRHA has a parking lot under design for
the southwest corner of 35" Street and Newport, This lot in the 600 block is at the center of the
commercial core, aiding those businesses which are located directly on the street frontage without
their own parking onsite. B ' :

Discussions concerning zoning patterns in the atea have been ongoing over the past several years.
This document is a part of the effort to resolve the conflicting land uses and to move forward with
workable solutions to the deteriorated fringe areas.

IV. SUPPLY OF COMMERCIAL BUILDINGS AND LAND

On the following page is a summary of land and building areas in various uses on 35" Street by
block.
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Eastern Blocks: As previously discussed, the 100 block is overwhelmingly commercial, oriented
toward Granby Street. The 200 and 300 blocks are entirely residential,

400 Block: The 400 block is residential on the east end; The west end is commercial, an extension
of the core area further west. The commiercial uses fronting on 35™ Street are an office building and
a funeral home, rather than more active retail properties. The large apartment building on the
Colonial Avenue corner is built to the property line, and fits in with the low intensity commercial
uses surrounding.

500 Block: The 500 block is part of the Commercial Core. The Park Place United Methodist
Church, a very large old traditional church building, backs up to 35" Street in the 500 block. It is
zoned In-1 Institutional to reflect its use. Because of its unique circumstance it is excluded from the
statistics considered herein. Otherwise the 500 block is entirely commercial. However, 15% of the
land area on the block, or 13,750 sq. ft., is vacant. Of 45,795 sq. ft. of building area, 39%, or 17,700
sq. ft., is vacant. This is a considerable stock of available building area at the heart of the
commercial core. In addition, some of the occupied area appears to be less intensively used than it
might be if the area were thriving. In order to strengthen the viability of the core businesses, getting
this building area occupied should be a top priority.

600 Block: The 600 block is the second block of the Commercial Core. It is zoned entirely for
commercial use, but 22% of the land area is in residential use. These are concentrated on the west
end of the south side. The single family homes are minimally disruptive to the commercial area.
But the small apartment building and its accompanying parking (623 West 35™ Street) are not
compatible with the adjacent commercial buildings. In addition, 28% of the land area in the block is
vacant, Excluding the land for the planned commercial area parking lot, the vacant land area is still
17%. These vacant gaps in the core area should be a focus of any effort toward new construction.

Actual building vacancy in the 600 block is low, although 32% of the commetcial building area is
occupied by storefront churches. The churches serve as a positive force in the community.
However, the churches tend to be most active on weekends and evenings, and less active during the
business day. As such, they are a distuption to the functioning of a commercial atea, It would be
beneficial fo the commercial area to discourage the location of more storefront churches in the area.

700 Block: The 700 block has a mix of uses. At the western end facing Colley Avenue is the strip
zoned and used for commercial, including the Colonial Hardware Store. The Park Place
Redevelopment Corporation occupies one commercial structure facing 35™ Street at the rear of the
Colley Avenue strip.

The Transition Area is the larger eastern end of the block. It is zoned R-11, residential. Its actual
use also is primarily residential, but includes vacant lots and several deteriorated, boarded up single
family houses. There are three commercial and institutional properties interspersed in the block:
George’s Corner store, now vacant; Betty’s Den restaurant; and the Mt. Olive Church. The block is
in a particulatly deteriorated condition, due in part to the confused land use pattern and uncertainty
regarding its future.
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Overall, the 700 block is 39% commercial, primarily at the west end facing Colley Avenue.
Residential use represents 48% of the block. The remainder is vacant land and the church property.

Vacant Land and Building Area: The vacant commercial building area within the entire 35%
Street Corridor is 29,925 sq. fi. Of that, 57%, or 19,725 sq. ft. is within the two-block Commercial
Core. These figures do not include space in partially occupied buildings such as the Newport
Theater or the space in the Africa House building under renovation.

There are a number of small religious facilities located on the 35" Street Corridor. The 26,530 sq.
ft. shown on the survey are buildings owned and occupied by four churches and a mosque. These
are predominantly storefront buildings adapted for religious purposes. (Park Place United
Methodist Church is excluded from the data.) In addition, there are three other churches located in
rented portions of other commercial buildings. The area of these is estimated at 5,000 sq. ft.
Churches which locate in storefronts tend to be motivated by ‘lower” rents. Consequently, they
represent a “tenant of last resort” for most landlords, in preference to leaving the building vacant. -

In addition, vacant land in the corridor measures 62,080 sq. ft. Of that, 74%, or 46,220 sq. fi, is
within the core.

As previously noted, the market study identifies a potential niche within the local market for 2 to 3
small apparel stores. Adding the potential for tapping a regional market, the study projects
sufficient support for a total of 33,000 square feet, with absorption expected to take a number of
years, The potential for success of space exceeding that amount is regarded as unlikely within the
foreseeable future.

V. EXISTING POLICY

Land Use Pattern: As the land currently is used, the 35™ Street Corridor includes three
concentrations of commercial activity, separated somewhat by residential areas. The eastern and
western commercial areas are related to major north-south arterial streets. The commercial uses
front almost entirely on the arterial streets. The center Commercial Core area is not associated with
an arterial roadway, and must rely on the far smaller traffic volumes of 35" Street. It is separated
from the eastern commercial area by several blocks of residential uses. On the west end, the
Transition Area in the 700 block provides an ambiguous relationship between the core and the
Colley Avenue commercial area.

Existing Zoning: The existing zoning for the 700 block was established several years ago as a
recognition of the evolved land use pattern. There was an implicit assumption that there was
insufficient market demand for additional commercial development, and the area was designated to
remain residential. The three commercial and church properties in the block predate that zoning. At
present, they are non-conforming uses, permitted to remain as long as they continue in operation. If
the commercial uses at those properties were discontinued for two years, the property would have
to revert to residential use.
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General Plan: Among the goals for the Park Place area cited in the General Plan of Norfolk, as
approved in January 1992, were:

e Improve those arcas in Park Place which contain blighted, inappropriate mixtures of
land uses.

e Conserve and upgrade those housing units in Park Place which are structurally sound
and remove and replace housing which has deteriorated to the point where rehabilitation
is economically infeasible.

o Develop a neighborhood environment in Park Place which is conducive to continued
housing investment and home ownership.

¢ Encourage the development of viable, neighborhood-oriented commercial districts
along 35" Street, Colley Avenue, Granby Street, and Monticello Avenue..

The intent to encourage residential use in the 700 block of 35" Street was reaffirmed in the General
Plan, as shown on the Park Place map in that document.

% Ophuin | A Gt o . v Rescdnd 1ol
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'VI. ISSUES AND OPPORTUNIT

Dh T
o 4 e Optm
The principal question to be resolved is the best direction for future development of the 700 block:
commercial, residential, or some mix.

Retail Area Continuity: If there were sufficient expected demand for retail space, the Commercial
Core could benefit from a continuous retail arca extending eastward from Colley Avenue. Such a
relationship could draw potential customers around the corner and onto the less traveled 35™ Street.
Under ideal market circumstances, this would lead to a continuous retail/commercial district
running for 3 %2 blocks from Colley Avenue past Colonial Avenue.

Given the input from the Market Study, the potential demand for retail and commercial uses for the
foreseeable future is only slightly more than the vacant building area already existing in the three
commercial areas. Further, there is sufficient vacant land in the Commercial Core to permit new
construction for the remaining potential demand.

Retail Reuse Potential; The existing structures in the 700 block Transition Area are mostly
residential, Some are in boarded up or otherwise in poor condition. As such they are ripe for
redevelopment. However, the houses are poorly adapted to most retail uses because of the setbacks
from the sidewalk, lack of easy handicapped accessibility, and residential layout. They could be
suitable for some office uses, particularty for small professional and medical offices. However,
there are about twenty individual houses in the Transition Area. Assuming 2,000 sq. ft. per house,
this represents about 40,000 sq. ft. This is an insurmountable amount of space to fill. Even if some
were to be placed in commercial use, a goal of fully connecting the Colley Avenue commercial area
with the Core would not be achieved, and the confusion and mix of uses would continue.
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New Retail Construction Potential: Given the vacant lots and poor condition of some of the
houses in the Transition area, another option is for demolition, assemblage, and construction of new
commercial structures, New construction offers owners and tenants the opportunity for space which
suits their particular needs. However, the value of a building, either in use or in rents, must exceed
the cost of the construction; otherwise no construction will be initiated. The most recent
construction in the area is the 1989 Rite Aid building. 1t is located on the Granby Street artery, far
more advantageously situated than any site fronting on 35" Street would be. Yet it is vacant, and
seeking a replacement tenant, The other buildings along 35" Street are older. It is evident from the
lack of new construction, and from the tenants ptesent in the corridor, that rent potential does not
justify significant new construction at present. Once again, given the large size of the Transition
Area and the small amount of supportable new commercial area, there is no chance of filling out the
700 block with new commetcial construction.

There might be a chance for some small owner-occupied construction. Beity’s Den Restaurant,
which dates from 1978, is such a property. However, just as Betty’s Den is out of character with the
existing surrounding residential uses, one or two similar new structures would be similarly out of
character. Such infill construction would best be targeted to filling in the holes in the existing Core
Commercial area, where it can help create a critical mass there.

Blanket Rezoning Lffects: One option would be to rezone the 700 block for commercial use, and
allow the market to determine the place and time of new development. It is possible that an
entrepreneur could find the 700 block, with its relative proximity to Colley Avenue, as marginally
superior to the Core Area. Given the limited amount of market potential, this would have several
negative effects:

o It would harm the Core area by siphoning off development potential that otherwise
would focus on strengthening the existing area, and possibly even draw existing
commercial users from the Core area.

e It would dilute the development potential over a wider area, minimizing the benefits of
a concentration of retail activity.

o It would cede what little control is presently available to focus retail growth into
particular areas to the mercy of the marketplace, operating over an even wider sphere
than at present.

e It would render little control over the types, nature, and intensity of the future
development.

e It would significantly lengthen the period of time that the area would remain in a
deteriorated state, by eliminating more immediate efforts at residential revitalization.
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Residential Rehabilitation Alternatives: There are various established programs available to
facilitate residential rehabilitation. Some of these, as previously discussed, are presently in use in
other areas of Park Place. The strategies include favorable loans to owners for rchabilitation; or
acquisition and renovation by NRHA for subsequent resale, The programs have not been applied on
35% Street to date because of the confusion of land uses. Yet the market for renovated homes is
good, in areas which are regarded by potential buyers as viable residential areas. Given the existing
character of the buildings in the Transition Area, a strategy for residential rehabilitation will
provide much more timely results than would a commercial strategy. This in turn will aid
redevelopment of the Commercial Core by cleaning up its surroundings. The perception of safety
inherent in a well maintained area is critical to attracting a customer base to the Commercial Core.

Home Based Businesses: Another idea under discussion in the community has been to encourage
the development of home based businesses. This has been suggested as particularly appropriate for
houses located in or adjacent to commercial arcas such as 35" Street. The zoning ordinance makes
provision for “home occupations,” subject to stringent limitations. The home occupation must be
“clearly incidental and subordinate to the use of the dwelling unit...” It must not occupy more than
15% of the floor area. No non-family member may be employed in the business. No traffic in
excess of normal residential volumes may be generated. No on-site merchandise sales are
permitted. These regulations are intended to maintain the residential character of the area. A higher
intensity of business use may be appropriate for some residential areas, such as the 700 block
Transition Area.

VII. REDEVELOPMENT STRATEGY C iadz ey SO0 — DO plo-cle

The efforts of many players, both public and private, will be required to revitalize the 35™ Street
commercial areas. The task can be achieved only with consensus on the goal, and coordinated
efforts of the various parties.

The realities and projections discussed above provide the parameters for a land use policy for the
35" Sireet Corridor.

¢ Zoning as presently in place in the corridor should remain: Commercial in the Core
area, and Residential in the Transition Area.

o Efforts toward residential rehabilitation should be directed toward the 700 block
Transition Area, to facilitate improvement as soon as possible. This will aid the Core
Commercial area by improving its surroundings. The existing commercial and
institutiona! uses will remain as non-conforming uses. The vacant George’s Corner
property will return to residential use if not reoccupied for commercial use within two
years. v

e While the zoning in the 600 block is Commercial, the houses in the 600 block will
remain as non-conforming uses. The small apartment property at 623 West 35" Street
should be targeted for acquisition, and commercial redevelopment.
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The Merchants’ Association, in cooperation with the city’s Department of
Development, should develop a Marketing and Business Plan for the Core Area,
including the 500 and 600 blocks. This would target specific potential commercial users
for recruitment, and identify particular properties for sale or lease. By concentrating on
this area, the cumulative efforts will be magnified.

The Merchants® Association, in conjunction with the city’s Department of
Development, should develop programs to increase the customer base of the area. These
would include promotional pamphlets, sponsorship of events, and joint advertising.

The issue of location of churches in commercial areas is one that has arisen in other
areas of the city. It needs to be addressed on a citywide basis, by making religious
buildings a conditional use in commercial zones, or otherwise controlling the
circumstances whereby they may be intetjected in such areas. Such changes would not
affect existing religious groups in the area, but would limit further additions.

Home Based businesses currently are permitted within residential areas only under very
stringent limitations. A higher intensity of business use may be appropriate for some
residential areas, such as the 700 block Transition Area. Appropriate modifications for
intensified business use in some residential areas should be considered on a citywide
basis.
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